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Ellington Airport

Town of Ellington

Table 3-10 Capital Improvement Projects Cost Estimates — Scenario 1: Baseline

20% Design & Ci Estimated Total Cost Eligible for | Potential
Project Unit| Unit Cost|Quantity! Subiotal | Contingency Cost Funding iLocal Share
Phase 1l Acquisition Study (Due Diligence, Appraisais)i LS 106,000 11 100,008 0 0 100,000 Yes 1250
Alrport Property Acquisition (Accessor Tax Card) LS 12,037,600 1i 2,037,000 0 2,037,000 Yes 25463
Master Plan and Environmental Assessment .S | 206,600 11 200,006 0 0 200,000 Yes 2500
RPZ Easement AC 16,000 8 96,000 0 19,200 115,200 Yes 1440
Runway Crack Repair & Paiching LS 25,600 1 25,0006 5,000 5,000 35,000 Yes 438
Short- Runway Seal Coat (Include fine aggregate) SY 31 15,000 45,000 9,000 9,000 53,000 Yes 788
Term Runway Markings LS 10,600 1 10,000 2,000 2,000 14,000 Yes 175
Rehab Taxiway Crack Repair & Paiching LS 15,000 1 15,000 3,000 3,000 21,000 Yes 263
Taxiway Seal Coat {include fine aggregate) SY 3 7,500 22,580 4 500 4,500 31,500 Yes 394
Taxiway Markings LS 10,000 1 19,080 2,006 2,000 14,008 Yes 175
Paved Tiedown Apron SF 16] 52,506] 840,000 168,008 168,000 1,176,000 Yes 14700
Main Apron Mili & Overlay LF 10 5,212 52,120 10,424 10,424 72,968 Yes 912
Alrcraft Parking Markings SF 1.50 1,388 2,079 418 418 2,911 Yes 36
New Windsock & Segmented Circle LS 30,000 1 30,000 5,080 5,000 42,00¢ Yesg 525
Equipment - Mower 1.5 70,000 1 70,080 G G 70,000 No 70,000
Main Driveway & Parking Lot Repairs LS 76,500 1 78,500 ¢ i 76,500 No 76,500
Alrport Buildings Repairs & Maintenance LS 42,050 1 42 250 [ 0 42,050 No 0
Private Facilities Repairs & Maintenance .S 25,900 1 25,800 [s] 4] 25,960 No 0
Phase 1(1to 5 Years) Total $ 4,138,029 $ 195557
Runway Reconstruction {inciuding marking & lighting) | SF 211 156,000{ 3,075,000 615,600 615,080 4,305,000 Yes 53813
Taxiway Reconstriction (including marking & lighting) | SF 21f 82,500} 1,281,250 256,250 256,250 1,793,750 Yes 22422
Install Airfield Signage LS 20,000 1 20,600 4,000 4,000 28,060 Yes 350
Tree Removal AC 2,500 8 20,000 4,000 4,000 28,060 Yes 350
Main Apron Reconstruction SF 18] 48,836] 750,976 150,185 150,185 1,051,368 Yes 13142
Waather Station LS| 140,000 1] 140,000 28,600 28,000 196,000 Yes 2450
Bridge Sireet Access Driveway LE 18 310 4,860 0 0 4,880 No 0
4 Conventional Hangar (50' x 50°) SF 50 2,500] 125,000 0 0 125,000 Na Q
4 Conventional Hangar (58" x 50°) SF 50 2,500 125,000 0 0 125,600 No 9
Main Driveway & Vehicle Parking Lot Overay LS 76,500 1 76,500 0 0 78,500 No 76,500
Phase li {5 fo 10 Years) Total $ 7,733,576 $ 169,028
improved Jumpzone Access Road LF 18 2,281 36,656 0 0 36,656 Mo 0
1 Conventional Hangar {50° x 50°) i 50 2.500| 125,000 0 0 125,000 No ]
Phase Hi {10 to 20 Years) Total $ 161,656 $ -
Grand Total} § 12,034,261 $ 364,584

Alirport Buildings include the Helicopter/Auto Maintenance Hangar, Aircraft Maintenance Hangar, and Office Building.
Private Facilities include the Skydiving Facilities, Private Storage Building, and the 3 Private Hangars.
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Ellington Airport

Town of Ellington

Table 3-12 Capital Improvement Projects Cost Estimates — Scenario 2: Growth

20% Design & CI . Efigible for Potential

Project Unit| Unit Cost | Quantity| Subiotal | Contingency Cost Estimated Total Cost Funding |local Share
Phase 1} Acquisition Study {Due Diligence, Appraisals)i .81 100,000 11 100,000 [¢] 0 140,000 Yes 1,250
Airport Property Acquisition (Accessor Tax Card) LS | 2,037,080 112,037,000 0 2,037,000 Yes 25 483
Master Plan and Environmental Assessment LS 200,000 1] 260,000 0 0 200,000 Yes 2,500
RPZ Easement AC 18,000 6 86,000 4] 16,200 115,200 Yes 1,440
Runway Crack Repair & Patching LS 25,080 1 25,000 5,000 5,600 35,000 Yes 438
Shork Runway Seal Coat (Include fine aggregate) SY 31 15,000 45,000 9,000 g,600 £3,000 Yes 788
Tetm Runway Markings LS 13,600 1 10,000 2,000 2,600 14,000 Yes 175
Rehab Taxiway Crack Repair & Patching LS 15,600 1 15,000 3,000 3,600 21,000 Yes 263
Taxiway Seal Coat (include fine aggregate) 3Y 3 7.500 22,500 4,500 4,500 31,500 Yes 394
Taxiway Markings LS 13,0600 1 10,000 2.000 2,600 14,000 Yes 175
Paved Tiedown Apron SF 18] 52,500| 840,000 168,000 168,000 1,176,000 Yes 14,700
Main Apron Mill & Overlay i.F 10 5,212 52,120 10,424 10,424 72,968 Yes 12
Aircraft Parking Markings SF 1.50 1,386 2,079 416 416 2,911 Yes 36
New Windsock & Segmented Circle LS 30,000 1 30,000 5,000 8,000 42,000 Yes 525
Equipment - Mower LS 70,000 1 70,000 0 0 70,000 No 70,000
Main Driveway & Parking Lot Repairs LS 76,500 1 76,500 0 0 76,500 No 786,500
Airport Buildings Repairs & Maintenance LS 42,050 1 42,050 0 0 42,050 No 0
Private Facilities Repairs & Maintenance LS 25 800 1 25,900 0 0 25,800 No 0
Phase 1{1 to § Years) Total $ 4,138,029 $ 185557

Runway Reconstruction (including marking & lighting} | SF 21| 150,000 3,675,000 515,000 515,000 4,305,000 Yes 53,813
Taxiway Reconstruction (including marking & lighting) | §F 21} 62,50011,281,250 256,250 256,250 1,793,750 Yes 22,422
install Airfield Signage LS 20,000 1 20,000 4.000 4,000 28,000 Yes 350
Tree Removal AC 2,500 8 20,000 4,000 4,600 28,000 Yes 350
Main Apren Reconstruction SF 16| 46,9361 750,976 150,195 150,195 1,051,366 Yes 13,142
Weather Station LS 140,000 1i 140,000 28,000 28,600 196,000 Yes 2,450
1 10-Bay T-Hangar Building SF 50f 10,000{ 500,000 0 0 500,000 Ne Q
Bridge Street Access Driveway LF 16 310 4,960 0 4] 4,960 No 0
1 Converdienal Hangar (50' x 507) SF 50 2,500] 125,000 0 0 126,000 No 0
1 Conventicnal Hangar (50' x 507) SF 50 2,500F 125,000 0 0 125,000 Ng 0
Main Driveway & Vehicle Parking Lot Overlay LS 76,500 1 786,500 0 0 76,500 No 75,500
Phase Il {5 to 10 Years) Total $ 8,233,576 § 169,026

Improved Jumpzone Access Road LF 6 2,291 36,656 Q 0 36,656 No 0
1 Conventional Hangar (100" x 1007 SF 501 10,000f 500,000 0 0 500,000 No 0
1 Conventional Hangar (50" x 507 SF 50 2.500f 125,000 Q 0 125,000 No 0
1 Conventional Hangar (50" x 507) SF 50 2,5001 125,000 4] 0. 125,000 No 0

Phase ] £10 to 20 Years) Total $ 786,656 $ -
Grand Total| $ 13,159,281 $ 364,584

Airport Buildings include the Helicopter/Auto Maintenance Hangar, Aircraft Maintenance Hangar, and Office Building.
Private Facilities include the Skydiving Facilities, Private Storage Building, and the 3 Private Hangars.
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Ellington Airport

Town

of Ellington

Table 3-14 Capital Improvement Projects Cost Estimates — Scenario 3: Decline

20% Design & Cl Estimated Total Cost Eligible for Potential
Project Unit| Unit Cost { Quantity | Subtotal | Contingency Cost Funding |Local Share
Phase || Acquisition Study (Due Diligence, Appraisals}| L§ | 100,000 1] 100,800 0 0 100,000 Yes 1250
Airport Property Acquisition {Accessor Tax Card} L8 | 2,037,000 142,037,000 0 2,637,000 Yes 25463
Master Plan and Environmental Assessment LS| 200,000 11 206,000 g 0 200,000 Yes 2500
RPZ Easement AC 16,000 <] 86,000 a 19,200 115,200 Yes 1440
Runway Crack Repair & Patching LS 25,000 1 25,000 5,000 5,000 35,000 Yes 438
Short Runway Seal Coat (include fine aggregate) SY 31 15,000 45,000 9,000 9,009 63,000 Yes 788
Term Runway Markings LS 16.000 1 10,000 2,000 2,000 14,000 Yes 175
Rehab Taxiway Crack Repair & Patching LS 15,000 1 15,000 3,000 3,006 21,000 Yes 263
Taxiway Seal Coat {Include fine aggregate) sy 3 7,500 22,500 4,500 4,500 31,500 Yes 384
Taxiway Markings LS 16,000 1 10,000 2,000 2,006 14,000 Yes 175
Paved Tiedown Apron SF 18] 52,5001 840,000 168,000 168,000 1,176,000 Yes 14700
Main Apron Mill & Overlay LF 10 5,212 52,120 16,424 10,424 72,968 Yes 912
Aircraft Parking Markings SF 1.50 1,386 2,079 416 416 2,911 Yes 36
New Windsock & Segmented Circle 1.8 30,000 1 30,000 6,000 6,000 42,000 Yes 525
Equipment - Mowar LS 70,000 1 70,000 0 0 70,000 No 70,000
Main Driveway & Parking Lot Repairs L5 76,500 1 76,500 0 0 76,500 No 76,500
Airport Buildings Repairs & Maintenance LS 42 050 1 42,050 0 0 42,0650 No 4]
Private Faciliies Repairs & Maintenance [ 25,800 1 25,900 0 0 25,800 No 0
Phase | {1 to 5 Years) Total $ 4,139,029 $§ 195557
Runway Reconstruction {including marking & lighting} | SF 211 150,0460{ 3,075,000 515,000 615,000 4,365,000 Yes 53813
Taxiway Reconstruction {inchuding marking & lighting) | 8F 211 62,500( 1,281,250 256,250 256,250 1,783,750 Yes 22422
Install Airfield Sighage LS 20,000 1 20,800 4,000 4,000 28,000 Yes 350
Tree Removal AC 2,500 8 20,000 4,000 4,000 28,000 Yes 350
Main Apron Reconstruction Sk 1681 46,838{ 750,876 150,195 150,195 1,051,366 Yes 13142
Weather Station LS| 140,000 11 144,000 28,000 28,000 166,000 Yes 2450
Bridge Street Access Driveway LF 18 310 4,560 Y 0 4,960 No Q
Main Driveway & Vehicie Parking Lot Overlay LS 76,500 1 76,500 ¢ ol 76,500 No 76,500
Phase ll {5 to 10 Years) Total $ 7,483,576 $ 169,026
Improved Jumpzone Access Road ILF 18] 22011 36,656] ol 0 36,6568 No ¢
Phase U1 {10 fo 20 Years) Total $ 36,656 § -
Grand Totall 11,659,261 $ 364,584

Airport Buildings include the Helicopter/Auto Maintenance Hangar, Aircraft Maintenance Hangar, and Office Building.

Private Facilities include the Skydiving Facilities, Private Storage Building, and the 3 Private Hangars.

DRAFT
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4.0 REDEVELOPMENT ANALYSIS

This chapter provides an analysis of local and regional real estate market conditions for Ellington
and the Greater Hartford area. Current conditions are provided for light industrial land and
buildings (manufacturing, flex space, warehouse/distribution, etc.) and residential (single family
and condominiums) markets, The purpose of this chapter is to provide an analysis of realistic
non-aviation uses for the Airport parcel in order to estimate the value of the property, as well as
provide a general indicator of other potential uses for the site.

4.1 Real Estate Market Conditions

The current economic recession has created the most challenging light industrial and office
market in the Greater Hartford region and across the state in the last fifteen years. Connecticut’s
employment base has been hit hard by the recession (particularly within the manufacturing
sector) and is projected to shed another 35,000 jobs over the next year. With an ample supply of
land and buildings, combined with minimal demand due to restrictive capital financing and low
consumer confidence, the challenging light industrial and office market conditions in the Greater
Hartford region are projected to remain in-place for the foreseeable future.

Supply and Demand for Industrial Land

Based on an analysis of listings for available land for sale within Ellington and the surrounding
communities, there is approximately 111 acres of vacant (mostly serviced with water and sewer
infrastructure) office and industrial land available for immediate development. With the
exception of the sites in Ellington, all of the available sites are within close proximity an
interstate highway. Available light industrial or office sites in Ellington are limited, with
approximately 15 acres available (not including the Airport site).

Currently, there is an abundant supply of “shovel-ready” land elsewhere in the Greater Hartford
region, with minimal demand for serviced industrial sites with highway access. Undeveloped
land in Ellington has sold exclusively for residential purposes with approximately 133 acres
changing hands between 2007 and 2009. There have been no non-residential land transactions in
Ellington over the time period.

Due to the lack of transactions for non-residential land since 2007, the demand for light
industrial land in Ellington is very limited and absorption is estimated to be less than one acre
every three to five years. Industrial land prices vary widely due fo available infrastructure,
location, topography, transportation access, etc. However, industrial land is currently selling for
between $16,000 and $80,000 per acre within the Greater Hartford region. Land on the lower-
end of the price spectrum generally is not serviced with water and sewer infrastructure, may not
be located near a major highway, and may have wetland or topographical issues. Land at the
upper price points is usually “shovel-ready”, ideally located in close proximity to an interstate
highway, and serviced by water and sewer infrastructure.
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Supply and Demand for Light Industrial, Flex and Warehouse Buildings

It is estimated that the Greater Hartford region contains approximately 70.6 million square feet
(SE) of industrial, flex and warehouse space, of which, approximately 10.2 million SF (14.4
percent) is available for lease or sale. The amount of space available for sale or lease in the
Greater. Hartford region has increased substantially with approximately 2.2 million SF of
negative absorption up to and including the third quarter of 2009. The local market (Ellington
and the surrounding communities) has an ample supply of space available for lease or sale,
approximately 860,000 SE.

In terms of the Greater Hartford region, with the uncertainty in the economy and the decline of
manufacturing employment, potential industrial users have many choices should they require
space. Interviews with real estate development professionals in the Greater Hartford region
indicate that even with recent low interest rates, light industrial development activity is at a
standstili. To weather the economic downturn, manufacturers and other light industrial users
have cut costs, increased productivity and reduced excess inventory. Some well-capitalized
industrial users are moving out of their older existing (possibly leased) space and building new
(owner-occupied) space which specifically meets their current and projected future needs. These
needs may include higher ceilings, loading docks, office space, etc. and have lower operating
costs.

As a result of the development of modern space, some of the space formerly occupied by these
users sits vacant and is generally considered to be functionally obsolete. Current lease rates for
both modern and older flex, industrial and warehouse space is about $5/SF, a rate that is
relatively unchanged and may decrease over the next few quarters.

Supply and Demand for Office Buildings

Based on a search of available office listings, the Greater Hartford region contains approximately
25.7 million SF of office space, of which, 16.6 percent (4.3 million SF) is available for sale or
jease. Within the local market (Ellington and surrounding communities), there is approximately
50,000 SF of office space available for lease or sale representing 1.2 percent of the regional
available supply. Available office space in Ellington has 5,500 SF available.

The demand for office buildings within the Greater Hartford region is stagnant, with the number
of transactions declining over the past year. Downsizing in the finance and insurance and
information industries have contributed to an abundant supply of available space with 272,000
SF of negative absorption. Lease rates across all classes (“A”, “B”, and “C”) average $19/SF and
are projected to soften over the next few quarters.
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Supply and Demand for Residential Properties

As shown in Figure 4-1, there were 105 single family residential sales in 2009' in Ellington. This
represents a decline from a sales peak of 176 units in 1999. Compared to Ellington’s single
family market, the condominium market is considerably smaller, and also experienced a slide in
sales. A total of 31 condominium units changed hands in 2009, down from a peak of 96 units
sold in 2003, Figure 4-1 shows the sales volume trends for single family and condominium units
in Ellington between 1990 and 2009.
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New single family residential construction activity has been brisk (in total number of units) in
Ellington since 2000 with 856 residential permits obtained. However, single family residential
construction activity has progressively slowed since 2000, with an average of 104 permits
obtained annually between 2000 and 2004, shrinking to an annual average of 67 between 2005
and 2009. Local real estate professionals indicated that residential construction activity in
Ellington is starting to increase with ten residential building lots changing hands in the past year.
These 1+/- acre lots have sold for between $70,000 and $90,000.

The median reported sales price for a single family home in Ellington was $272,000 in 20097,
representing an increase of almost 50 percent ($87,500) since 2000, or about 5 percent per year,
As shown in Figure 4-2, with the exception of 2009, Ellington’s single family median value
appreciation has been positive on an annual basis since 2001. The median price for
condominiums was $137,000 in 2009° representing a doubling in value since 2000. Similar to the
single family residential market, Ellington’s condominium market experienced annual growth in

1 January through November.
2 January through November,
3 January through November,
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median pricing throughout the early to mid 2000s, however, median pricing leveled in 2008 and
has decreased modestly in 2009.

... Tigure 4-2 Ellington Median Residential Sales Price Trends
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4.2  Alternative Use Analysis

The following provides an analysis of possible non-aviation uses for the Airport (parcel
105/002/0000) in order to provide a general indicator of other potential uses for the site based on
market conditions, as well as estimate the likely property value of the facility. It should be noted
that the value estimates provided in this analysis should not be used in place of a comprehensive
property appraisal of the facility, but rather provide a general property value estimate based on
current market conditions.

Based on information provided by the Town of Ellington’s Assessor’s Office, the airport
property contains approximately 125 acres and has an assessed value of $1.02 million® and an
estimated value of $2,036,860. According to the Assessor, the parcels are improved with
approximately 21,600 SF in four buildings ranging in size from a 1,344 SF office building, to a
12,000 SF service shop. The Airport also contains three individual aircraft storage hangars, and a
small office/storage facility used for the skydive operation which are not included on the
property assessment card. The parcel is zoned for industriai use (I).

A structural assessment indicated that the buildings are generally in fair condition, with the
exception of one of the individual aircraft storage hangars which was inspected as being in good
condition. Based on the condition, age and layout of the Airport’s existing buildings, adaptive
reuse of many of the structures for other uses would be challenging. The largest industrial

4 As this parcel falls under pubic act 490, the assessed value represents approximately 50% of the property’s market
value.
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building (12,000 SF) could continue to be used for light industrial or service shop uses. The
second largest building, the aircraft service hangar, could potentially be adapted for light
industrial, warehouse or manufacturing uses. However, the large hangar door would deter many
potential non-aviation end-users. Additionally, the abundant regional supply of older light
industrial buildings is such that many users would not consider the property as a primary site for
non-aviation uses (unless there was a significant price discount). As such, although valuable for
aviation uses, these buildings would likely have below-market value for alternative uses due to
the adaptability issues. The remaining office and storage buildings have little or no market value.

The primary value in the airport site is the large amount of developable land area. Assuming that
approximately 25 percent of the site is undevelopable (due to wetlands, topography and road and
utility infrastructure needed to serve the future users of the site), a developer/investor might
redevelop the site for industrial uses as allowed under the existing zoning regulations. This
would necessitate subdivision and the installation of roads and utilities. Based on current zoning
regulations, the site could be divided into approximately 15 development parcels with the
capacity for approximately 330,000 SF of light industrial, warehouse or office building space at
full build out (see Figure 4-1). Buildings would range in size from 16,000 SF to 33,000 each.

As an industrial or business park, this site presents some challenges for potential investors or
end-users including location (20-minute drive time from an Interstate highway), limited access,
and neighboring residential uses. Based on these challenges combined with the abundant
regional supply of light industrial land and buildings, and limited demand conditions, an
absorption period of 20 to 25 years (or more) is likely for the entire site. Absorption may be
accelerated with aggressive pricing or finding local end-user entrepreneurs who want to relocate
their existing light industrial operators to the site. Based on current estimated regional industrial
Jot values of $16,000 to $80,000 per acre, and subtracting for development costs, site challenges,
and the long absorption period (due to slow market conditions for this type of property) the
property would have a value of between $1.6 million and $2.5 million.

Alternatively, assuming the same amount of developable area and that an investor was interested
in developing the site for residential homes, the site could support approximately 68 residential
units — 40 single family units and 28 units of multi-family housing (see Figure 4-2) - assuming
that the property could be rezoned for residential uses. Assuming that a residential subdivision at
the site was property marketed and priced with build-to-suit units, the development could absorb
20 percent to 25 percent of local market demand and be built out in 5 to 10 years.

General development principals suggest that land costs should be approximately 20 percent of
the value of a development — in this example, the cost of a residential development, Based on
this assumption, using an average price of $425,000 per single family unit and $150,000 per
multi-family unit, the 68 estimated units would have a land cost of $4.24 million. However,
developing residential units at the site presents investment risk (changing zoning designation,
neighboring industrial land uses, obtaining all permits, obtaining development financing, etc.)
and associated costs (runway pavement removal and utility site work) which are not generally
present in a typical residential undeveloped site. Furthermore, as sewer and water services were
extended to the site for industrial purposes, using an economic development grant, a residential
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developer may be required to pay back ail or part of the grant. Due to this elevated risk and cost,
a developer might discount the value by 50 percent to 75 percent. Therefore the site may have a
value of between $1.1 million and $2.1 million under this use.

Figures 4-3 and 4-4 illustrate two potential redevelopments for the airport. However, many
combinations and variations are also possible. Other potential redevelopment options may
include:

» A mixed use development including single family and multi-family residential units
along with neighborhood oriented retail.

» A residential development containing only single family units.

e A mixed use development includes the expansion of existing development patterns
including single-family, commercial, and industrial activities, as shown in Figure 4-5.

In summary, redevelopment of the airport is feasible, although the market is currently
suppressed. While the property is zoned for industrial, that sector is perhaps the most challenging
at this time and for the location. Thus, if the airport was redeveloped, a mixed use approach with
planning and zoning amendments may be worth consideration by the Town.
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50 MANAGEMENT/OWNERSHIP OPTIONS

This chapter provides a summary of potential ownership options for the retention of Ellington
Airport as a public-use airport, including the municipal purchase by the Town of Ellington. The
discussion is intended to describe the potential advantages and disadvantages of each ownership
option. While there may be many variations of each ownership approach, four overall options are
described herein, and include the following:

Town acquisition/ownership
o with contract management/leased operation
o with Town operation/management
«  Airport authority ownership (joint municipal, regional, or independent)
« Sale to another private airport operator
» State ownership and operation (i.e., ConnDOT Bureau of Aviation & Ports)

5.1 Town/Municipal Ownership

Of the nearly 20 public-use airports in Connecticut, five are municipally’ owned (see Table 5-1).
Of these, Meriden Markham Municipal Airport is most similar in size to Ellington Airport.
However, the City of Meriden is almost four times the size of the Town of Ellington (in terms of
population) and the runway is almost double the length. Although town airport ownership is
quite common in other states (e.g., New York, New Jersey, & Massachusetts), most municipal
airports in Connecticut are owned by a City. The one exception to this is the Town of Plainville,
which acquired Robertson Airport from a private owner in 2009,

TABLE 5-1~ MUNICIPAL AIRPORTS IN CONNECTICUT
. 2010
. Longest No. of Control | Municipal
Airport Name Owner Runway | Runways | Tower Papulation” AB.BSEd
ircra
Banbury Municipal City of Danbury 4,422 2 Yes 76,976 264
- City of New ;
Tweed-New Haven Haven 5,600 2 Yes 127,401 57
Meriden Markham : . :
Municipal City of Meriden 3,100 1 No 58,432 65
- _— City of )
Sikorsky Memorial Bridgeport 4,761 2 Yes 141,614 210
Town of '
Robertson Plainville 3,612 1 Ne 17,436 110
! 2010 CERC Town Profiles
2 5010 Master Record {2/11/2010)
“FAR Part 138 Certified Airport

" Municipal ownership may include ownership by any type of local government including the town and city levels,
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Benefits of Town ownership of Ellington Airport include:

» Town (i.e., public) ownership would provide eligibility for federal and state
airport development grants, assuming the Airport qualified for the National Plan
of Integrated Airport System (NPIAS) program.

» Full control/authority over airport developments and improvements

e Potential use of municipal bonds (i.e., revenue or general obligation bonds), to
finance airport projects such as hangars.

» Ability to lease airport property and buildings for aviation and non-aviation
purposes, with the associated revenues available for airport operations or capital
projects

» Acquisition cost for the Airport and all airfield development would be 98.75%
funded by federal and state grants under the current FAA Airport Improvement
Program (AIP); however, 100% of any revenues generated by the airport would
be retained by the Town for airport operation.

» Various options available for airport management (contract, commission, direct,
etc.)

¢ Town has land use and zoning authority over adjacent property

The primary disadvantage of the Town ownership of Ellington Alirport is financial risk. This
issue is not specific to Ellington Airport, but inherent to most non-commercial municipal
airports. The financial analysis demonstrates that the Town could operate the Airport with a
positive cash flow; however, when lost property taxes are considered a small deficit would be
anticipated. Most municipal facilities operate at a break-even point or with a small deficit. Under
such financial conditions, municipal airports are viewed primarily as a community and
transportation asset, with some indirect financial benefits, but not as a municipal revenue source.

Other considerations include:

o Federal grant assurances associated with each FAA-funded project requires the
Town to maintain the Airport open for public-use, for a 20-year period or design
life of the project.

e Grant assurances associated with property acquisition remain in effect in
perpetuity.

e (rant assurances transfer with the property (if the Town were to acquire the
Airport, and later sell it to others).

¢ Grant assurances required the Sponsor to maintain the airport for safe operations.

As such, Town acquisition of the Airport should generally be viewed as a permanent
commitment as opposed to an experiment or temporary endeavor.

Of consideration for Ellington is also the relatively small size of the community (and associated
economic base and staff size). Although there are many municipal airports owned by political
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subdivisions with populations of less than 20,000,> these communities do experience some
financial burden of airport ownership. When an airport is a considerable element of the overall
municipal budget, the potential financial burden of the airport should be considered. While many
municipalities are interested in owning an afrport due to the potential for economic development
and community benefits, the airport typically needs to demonstrate an ability to nearly break
even and / or provide other documented economic and public benefits.

Municipal Airport Management

Many public airports are directly managed by the municipal owner; however, there is wide
variation in the level of involvement. Some facilities have an on-site town manager (with or
without an administrative and maintenance staff) who oversees the Fixed Based Operator (FBO),
tenants, airport projects, and may be responsible for maintenance. The most active municipal
management organization will also provide fueling, aircraft parking, rental hangars, and other
services, Other airports may have airport services provided by one or more FBOs, but hire a
contract manager or management company to oversee airport operations. These various forms of
municipal management/operations are common at larger facilities, having numerous tenants and
leases; examples include Danbury and Bridgeport city-owned airports.

The Town will not be able to restrict when, who, and where aircraft fly as they are obligated to
keep the Airport open to the public, but they will not be required to staff the Airport 24 hours a
day, 7 days a week. The lights are currently on a timer from dusk until 1 am., but the study
recommends pilot-controlled lighting so pilots may use the airport at night without having the
lights on continuously.

Contract Management of Municipal Airports

Many municipal airports contract the day-to-day operation of the facilities to a private company.
At small airports such as Ellington, the private company is most often the airport’s FBO. A FBO
is an airport service provider (typicaily a private enterprise) that provides aircraft fueling and
other services, such as aircraft parking, tiedown and hangar rental, aircraft maintenance, air
charter, aircraft rental, and flight training. The management contract typically includes serving as
the airport attendant, and may also include general maintenance (grass cutting, snow plowing,
etc.) depending on the terms of the contract. While an FBO can be a department of the Town,
this is uncommon at small airports. There may be more than one FBO at an airport; however, this
is also rare at smaller facilities (although other airport businesses are common, such as avionics
shops, flight schools, flying clubs, etc.). In Connecticut, the Town of Plainville and City of
Meriden operate their airports in this manner.

L I T

*Note: The Towns of Plainville, CT and Southbridge, MA both own airports and have a population of about 17,000.
The Schroon Lake Airport is owned by the Town of Schroon, NY with a population of 1,700.
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With the goal of minimizing expenses and based on discussions with Town officials, if Ellington
Airport was acquired by the Town, contract management by an FBO is recommended. An
existing Ellington Department (e.g., Public Works) could oversee maintenance activities, as well
as implement airport projects and upgrades.

5.2 Airport Authority Ownership

Many municipally-owned commercial airports are operated by an airport authority. A key reason
for this is to separate airport operations, maintenance, and financial responsibilities from the
general municipal budget. Commercial airports typically have several sources of revenue (e.g.,
airlines, passenger facility charges, vehicle parking, tenant leases, and FAA grants) and
expenses, and regularly bond for major projects to distribute costs over a number of years.
Airport authorities are generally able to operate with less political influences over their day-to-
day operation, as well as bypass municipal bonding limitations.

Municipal general aviation airports may also be operated by an authority, but this is less common
as their accounting, financing, and management needs are substantially less than commercial
facilities. As such, there is typically a less compelling need to separate the airport from
municipal operations, particularly since it may add additional staffing and management costs.

One benefit of an authority is that their management staff often report to a board composed of a
broad range of aviation, business, and community leaders, as well as elected officials, to ensure
that many interests and constituencies are represented. At general aviation airports, this benefit
can alternatively be obtained by appointing a voluntary advisory committee (which may be
called the Airport Commission, Airport Advisory Board, or similar title). These committees can
help review and recommend planning, development, and leasing activities, with the Town
elected officials retaining the ultimate decision authority. In Connecticut, the Tweed-New Haven
airport is owned by the City, but operated by a municipal afrport authority.

5.3 Joint Municipal Airport Authority

Another type of airport authority can provide some financial advantages at general aviation
airports by sharing capital and maintenance costs between multiple towns and cities. Such a body
may be called a Joint Municipal Airport Authority, and can be formed under a number of
structures. Such authorities reduce the financial risk to each municipality and also address the
fact that airports benefit the region, not just a specific town.

However, the funding arrangement between the towns would have to recognize that the host
town(s) stands to lose property tax revenue, and may also be responsible for snow removal and
mowing. Like any authority structure, a joint municipal authority generally has a set of board
representatives with oversight responsibilities and a small professional staff. A small airport such
as Ellington may only require a manager and administrative assistant (full or part-time).
Nevertheless, any authority will have some additional organizational costs as compared to being
operated under an existing municipal department. Each of the municipalities would be required
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to enact legislation to form the authority, with pre-established procedures for maintenance,
operation, and funding.

A final factor to consider for a joint municipal authority is the potential for disagreements
between the various municipalities. Such conflicts may be related to development options,
leases, land use compatibility, as well as the responsibility for capital costs, maintenance, and
staffing. There are currently no joint municipal airport authorities in Connecticut.

5.4 Sale to Another Private Owner / Operator

Ellington Airport currently has no known deed encumbrances or FAA grant assurances that must
be honored. As such, the current owner may sell to any potential buyer for airport or non-airport
purposes. As general aviation airport operations do not typically generate significant net revenue
(if any), a buyer interested in purchasing Ellington Airport in order to retain it as an airport
would likely be someone intending to operate an aviation business on site. The Airport’s
acquisition could be a means to support the buyer’s business, rather than as an investment in the
existing airport business itself. Such purchases are infrequent. In the majority of cases, private
sale of an airport usually results in closure and redevelopment of the property It should be
noted that Ellington Airport has been for sale for several years.

5.5  State Ownership & Operation

Several states in the Northeast own and operate airports, most often through a bureau of the State
Department of Transportation, (include Vermont, Rhode Island, New York, New Jersey, and
Connecticut). The Connecticut Department of Transportation (ConnDOT) owns five general
aviation airports, as well as Bradley International, as listed in Table 5-2. The State airport most
similar to Ellington is Danielson, although Ellington has a shorter runway and fewer based
aircraft.

TABLE 5-2 - STATE-OWNED AIRPORTS IN CONNECTICUT
Airport ; Longest No. of Control 2010 Based
Name Location Runway Runways Tower Aircraft’
Danielson Town of Killingly 2,700 1 No 42
Groton-New . .
London City of Groton 5,000 2 Yes 38
Hartford- , s
Bfain‘;rr 5 | City of Hartford 4,418 3 Yes 140
Wgt:fgr‘éry‘ Town of Oxford 5,800 1 Yes 198
' City of ,
Windham Willimantic 4,278 2 No 43
 FAA 5010 Master Record (2/11/2010)

* A number of private airports in Connecticut closed in recent decades. An informal compilation of these airfields is
available at htp//members.tripod.com/airlields, lreeman/CT/Alrficlds CT.hum.
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It has been many years since the State has acquired an airport. In fact, to do so at Ellington
Airport would require legislative action and ultimately approval of the Govemnor. Thus, if
Ellington does not pursue airport acquisition, State purchase would not be a strong probability. If
State acquisition was desired, the Town would need to solicit action from their State
representatives to negotiate the required legislative agenda.

It should also be noted that due to the high level of airport services and facilities ConnDOT
provides most of the state-owned general aviation airports operates at a financiai deficit.* As
such, obtaining political support at the State level to acquire and operate another airport may
have added difficulty, particularly due to the proximity of the downtown Hartford-Brainard
Airport.

The benefits and shortcomings of State ownership of Ellington Airport to the Town are
straightforward. The benefits include a well maintained, operated, and attended airport facility,
available for business and general public-use, with long-term stability and no direct cost to the
Town. Thus, the Airport would continue to provide all the advantages of a public airport, with no
involvement or expense to the community.

There is one significant disadvantage to the Town regarding State ownership of Ellington
Airport. The Airport would become tax exempt, and thereby ceasing to generate any property tax
revenue to Ellington. As listed in Chapter 3 the annual tax revenue lost in the first planning year
would be $25,519.

A second consideration is that the Town would lose development authority over the Airport.
However, as the State would likely implement projects consistent with the recommendations of
Chapter 2, the loss of authority may not be a significant consideration in this case.

* ConnDOT provides professional management, daily inspections, and security facilities at all State-owned airports.
These activities are not required, and are rarely provided at municipal airports.
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6.0 RECOMMENDATIONS & IMPLEMENTATION PLAN

This chapter provides an overview of the study findings and recommendations (see previous
chapters for detailed information), as well as a list of potential implementation steps. Note that a
formal recommendation has not been provided regarding the decision to purchase Ellington
Airport at this time (April 2010). Rather, that decision would be determined by the Town after a
review of the study and receipt of comments from residents, businesses, and airport stakeholders.

This chapter is organized into the following sections:

o Overall Airport Evaluation

» Recommended Airport Management Structure

» Financial Feasibility Summary and Recommendation
+ Minimizing Town Expenditures

« Acquisition Advantages and Disadvantages

« Phase II Airport Acquisition Study

« Implementation Plan

6.1 Overall Airport Evaluation

In recent years, Ellington Airport has not been adequately
maintained and is in need of significant upgrades, but does
provide pilots with basic general aviation services The Airport
also has several key FAA design standard deficiencies, which is
fairly common for privately-owned airports. If public
acquisition occurred with federal funds, the Airport would
become “obligated” and the FAA would require that the Airport
develop a plan to bring the
Alrport into compliance with
the FAA design standards, to the extent feasible. Thus, this
study identified several improvements necessary to meet the
airport needs.

The study analysis included comprehensive review of the
existing airport facilities, current conditions, and development
potential. It is noted that no additional facilities would be
needed for the Airport to serve as a Town of Ellington municipal facility. However, pavement

maintenance is currently required and major airfield rehabilitation
and safety improvements should be scheduled within the next five
years, and new hangars and other facilities are recommended. As
documented in Table 2-5, recommended airfield projects may
exceed a cost of $12 million over the next 10 years; however, it is
anticipated that federal and state funding would cover 98.75
percent of these costs, excluding the access and hangar
development.
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The existing airport hangars and facilities are in fair condition,
but in need of repair, as identified in the Structural Building
Assessment (Appendix B). The study also included an
evaluation and recommended layout for additional hangars and
support facilities.

6.2 Recommended Airport Management Structure

Although many municipal airports are managed directly by the municipal owner, with
management and maintenance staff consisting of Town employees, this is less common at
smaller airports and smaller municipalities. At such facilities, the necessary management duties
are limited, and are commonly contracted to an airport tenant providing services on a day-to-day
basis. Most commonly, this tenant is the airport FBO, who is on-site each day of the year.

With the goal of minimizing expenses, if Ellington Airport was acquired by the Town of
Ellington, FBO management is recommended. There is currently no FBO at Ellington Airport to
perform this service. As such, the Town would need to solicit proposals for a new FBO, or an
existing tenants could be requested (under contract) to provide this service. The logical tenant for
this role is the helicopter school as they are the largest and most active operator on the field. The
FBO lease agreement should specify all duties (hours of operation, common area maintenance,
ete.). A single FBO providing all services may not be financially feasible at an airport with this
activity level. As this may be the case, other specialty businesses may provide the more
extensive services, such as flight training or maintenance.

Additionally, an existing Town of Ellington Department (e.g., Public Works) would be required
to oversee the management duties of the FBO, implement airport projects, and retain oversight

and responsibility for the airport facilities.

6.3  Financial Feasibility Summary and Recommendation

The analysis evaluated the future financial conditions of the Airport under Town ownership,
based on three acquisition scenarios. The analysis forecasted potential airport revenues,
expenditures, and expected capital improvement costs over the next [2-years. Table 6-1 lists the
various categories of revenues and expenses for Ellington Airport. Per federal regulations, any
revenue generated at the Airport must remain with the Airport rather than revert to the Town’s
general fund.
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TABLE 6-1 -AIRPORT REVENUES & EXPENSES

Revenues Expenses
Lease of existing buildings & hangars e  Electricity
Adrcraft tiedown rentals » Insurance

°

Fuel flowage fee Common area maintenance {mowing, snow
Adrport land leases (future facilities) removal, pavement repair, etc)

Building maintenance

Fuel system maintenance

Equipment maintenance

Legal & professional services

Capital projects

Aljrport Acquisition — one-time expense o acquire
the airport property and some or all of the existing
facilities/buildings

& & 5 9

As shown in Table 6-2, the Airport is expected to generate annual revenues of approximately
$171,094 by 2022, under the Baseline scenario, with associated expenditures estimated at
$177,176. Based on the assumptions stated, the projected net cash flow for the Airport under this
scenario is negative over the planning period. When the loss of existing property tax revenue is
considered, the financial forecast projects an annual negative annual balance of approximately
$30,000. The two other scenarios vary in the facilities developed and operational activity (see
Tables 6-3 and 6-4).

The Growth Scenario {Table 6-3) results in a positive net cash flow in 2015 due to additional
land lease fees gained by the Town through hangar development, but assumes there will be a
developer willing to construct the hangars. As expected, for the Decline Scenario (Table 6-4) the
financial analysis results in negatives net cash flows,

This financial picture is primary due to:
+ Capital improvements necessary to satisfy FAA minimum design standards
» Low to moderate aircraft demand and activity level
¢ Loss of tax revenue

The tables below highlight the results of the financial analysis.
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TABLE 6-2 - FINANCIAL FEASIBILITY ANALYSIS
(Scenario 1 - Baseline)

Revenue & Expenditure 2010 2015 2020 2022
Total Revenue $119,540 | $138,391 | $161.365 | $171,094

Qperating Expenditures 89,320 103,856 120,854 128,441

Capital Expenditures 51,767 30,482 35,337 37,489
Totfal Expenditures 141,077 134,338 156,181 165,830
Net Cash Fiow 21,537 4,053 5174 5,164
Lost Tax Levy 25,519 29,583 34,285 36,384
Annual Net Balance (547,050 | 825,530 | (428,121
Curnulative Balance

{Scenario 2 - Growth)

TABLE 6-3~ FINANCIAL FEASIBILITY ANALYSIS

Revenue & Expenditure 2010 2015 2020 2022
Total Revenue $119,540 | $168,915 | $209426 | $230.545
Operating Expenditures 91,520 | 106469 | 123,873 131,797
Capital Expenditures 51,757 30,482 35,337 37,489
Total Expenditures 143,277 138,951 158,310 169,285
Net Cash Flow 23,737 31,964 50,118 61,259
Lost Tax Levy 25,519 29,583 34,295 36,384
Annual Net Balance (549, 758) $2,381 $15,821 $24,875
Cumutative Balance (527 BE35)
TABLE 6-4 — FINANCIAL FEASIBILITY ANALYSIS
{Scenario 3 - Decline)
Revenue & Expenditure 2010 2015 2020 2022

Total Revenue $117,680 | $134,126 | $154,141 $162,347
Operating Expenditures §9,320 103,856 120,854 128,441
Capital Expenditures 81,787 30,482 35,337 37,489
Total Expenditures 141,077 | 134,338 | 156,191 165,930
Net Cash Flow 23,397 =212 -2,050 ~3,583
Lost Tax Levy 25,519 29,583 34,205 36,384
Annual Net Balance (BA5 G18) | [329.785) | {538,345 (558,467
Cumulative Balance G5AIB.50%5)
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The following points summarize the relevant major findings:

¢ Based on the stated assumptions, the scenarios show a variety of annual net cash flow
throughout the planning period.

¢ The Baseline scenario is considered the most likely outcome of Town airport acquisition.
It is anticipated to result in essentially a break-even operation, but with a negative net
balance once the lost tax levy is inciuded. This financial outcome may be considered
“reasonable” if airport preservation is a goal of the Town.

* The Growth scenario has a positive cash flow after the additional hangars are constructed.
As such, the financial analysis demonstrates that the Airport could be owned and
operated by the Town without an annual operational subsidy after the initial acquisition
cost if the lost tax levy is not factored in.

s Acquisition of the Airport involves a degree of financial “risk” and is dependent on
stability in aviation demand, which has been affected by high fuel prices and the recent
recession.

As the scenarios have different sets of assumptions and development plans, they show a broad
range of possibilities for the financial future of Ellington Airport. The Town needs to decide the
amount of financial risk they are willing to accept. Scenario 2 — Growth shows positive net
balance, but has the highest risk as it assumes there will be a private developer willing to
construct hangars; Scenario 1 — Baseline needs a small subsidy, but as it has less proposed
development there is Iess risk.

0.4 Minimizing Town Expenditures

There are several methods that can be employed to minimize the expenditures of the Town that
could be negotiated with the current owner prior to the sale of the property. As shown in this
report, there are several repairs to the airport facilities that need to be completed due to their
current conditions. According to the FAA, the Town must pay fair market value for the property
and cannot negotiate a lower value to pay for building repairs as one might when purchasing a
residence. As such, the Town may choose to acquire the property and then lease it back to the
current owner for a short amount of time in order for the repairs to be made. This will aliow for
the current property owner to utilize the funds from the sale of the property to complete these
repairs.

The purchase agreement could require the current owner to place a certain amount of money in
escrow from the sale to cover the cost of the repairs after acquisition by the Town. In addition,
the current owner may choose to fund the 1.25 percent local share of the acquisition cost as a
donation to the Town and additionai encouragement for the sale,
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Once the Airport has been acquired by the Town there are additional maintenance costs that must
be incurred on an annual basis such as pavement, snowplowing, and mowing. The Town can
schedule the pavement maintenance and rehabilitation to coincide with FAA and State grants to
minimize the cost to the Town.

The Town may also choose to subdivide the property prior to acquisition to separate the land
needed for aeronautical use from non-aeronautical use. The current owner could then sell the

remaining property for other compatible land uses.

6.5 Acquisition Advantages and Disadvantages

A recommendation regarding the municipal purchase of Ellington Airport cannot be made
without understanding the Town’s potential goals for purchasing the Airport, or their financial
expectations; this decision cannot be based solely on one factor. There are several advantages
and disadvantages to Town acquisition of Ellington Airport.

Advantages include:
e Town ownership provides direct control over all decisions about management, operation,
and development.

¢ Public airport benefits:
e Recreation
s FEducation & Training
» Community / Charitable Activities
e Public Safety
*» Modest Business & Economic Activity

* Preservation of the Airport’s role in the local, state, and national transportation
infrastructure.

Disadvantages include:

¢ The financial analysis demonstrated that Town ownership would likely resuit in a small
negative net balance, when the loss of property taxes is considered.

» The Town will be required to oversee the management, operation, and maintenance of the
Airport. Even if the daily operation is conducted by an FBO, the Town will still need to
manage the Capital Improvement Program and common use property maintenance.

+ Financial risks:

» The availability of state/federal funding for capital improvements
» Uncertainty of hangar development

s Future level of aviation activity

e Viability of a FBO / Private management

The financial analysis demonstrated that, with the associated property tax loss of public
acquisition, the Airport will likely require a small subsidy in order to fund the initial acquisition
and capital improvement projects. Even without considering property taxes, the limited airpost
revenues may not exceed expenses, as even the best scenario has associated risks that may occur
at some point in the future.
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The Town expressed an interest in having the Airport serve as an economic engine for the
region; unfortunately, this study shows that the economic development potential is small due to
the Airport’s geographic location, limited runway length, lack of hangar facilities, and the
overwhelming majority of based aircraft are personal or recreational in nature (and not tied to
business activity in Ellington or the surrounding communities). Business use of the Airport does
occur; however, such use is minor. If the Town’s primary goal for the Airport is revenue
generation or economic development, the Airport would not likely be a good investment. If the
Town’s goal for acquiring the Airport is preservation and other public benefits, then the Town
should considering pursuing acquisition with the understanding that the Airport will likely need a
small subsidy, which is quite common for municipal airports.

The actual decision to acquire the Airport will remain with the Town (or referendom, if required
by statute). However, prior to acquisition, an additional study is recommended to conduct a due

diligence process (environmental testing)} and obtain property appraisals, as outlined below.

6.0 Phase I1 Airport Acquisition Study

If the Town of Ellington wishes to further investigate acquiring the Airport, the need for a
second phase of study has been identified, and would include the following:

o Additional Environmental / Structural Evaluation: This effort would include a
Phase II Environmental Site Assessment with testing of onsite septic/waste water
disposal systems, soil and groundwater sampling, and an asbestos and lead based
paint survey. This effort would determine if environmental liabilities are present.

e Property Appraisals: Prior to pursuing federal/state funding for airport acquisition,
the Fair Market Value (FMV) of the airport property and all existing
facilities/improvements must be determined. Under federal requirements, two
independent full property appraisals must be conducted by state-certified appraisers,
which are then followed by a separate review appraisal used to determine the FMV,

Note that at the Town is not obligated to purchase the Airport at any time during or
after this process, nor is the private owner required to sell. Town obligation would
begin only if and when the title to the airport property is transferred to the Town.

6.7 Implementation Plan

Table 6-6 lists each typical step or action-item for the potential acquisition of Ellington Airport.
The list includes activities and decision points in the overall process. At any point in the process,
the Town can terminate consideration of airport acquisition — the action items would also
terminate at that point.
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TABLE 6-6 — IMPLMENTATION PLAN
Action Activity Tentative
ltem Timeframe
A Complete Airport Study — Phase | Summer 2010
Determine whether to further consider acquisition of Ellington
B Airport Summer 2010
C Town applied for Phase Il Study grant (from FAA) Fail 2010
D Conduct Phase [l Study {Environmental Testing and Appraisals) Sept - March 2011
E Town determines whether to acquire airpori Spring 2011
F Negotiale acquisition price Summer 2011
G Public Referendum (if necessary) Fall 2011
H Secure funding, negotiate management & lease agreemeant{s) 2012/ 2013
] Acqguire Airport 2013

Based on the need for additional study, the grant application process, and funding availability,
this schedule is considered the shortest feasible timeframe for the acquisition of Ellington

Airport.
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